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LETTER OF JUSTIFICATION
THE DISTRICT

Site Plan Application
August 15, 2024

REQUEST
On behalf of the Petitioner, Engineering, Design, & Construction, Inc. (EDC) is 
requesting approval of a site plan application for a project known as THE DISTRICT 
for the development of 18,000 square feet of office / flex space. The subject 
properties are approximately 3.37 acres in size and are located are located south 
of Okeechobee Road and West of McNeil Road in Fort Pierce, Florida. The subject 
parcel information is identified below.

Parcel ID Parcel Address Acreage FLU Zoning
2419-241-0001-010-7 McNeil Rd 2.91 GC C-3
2419-244-0035-000-6 2591 McNeil Rd 0.46 GC C-3

Total Acres: 3.37

SITE CHARACTERISTICS & PROJECT HISTORY
The subject parcels are approximately 3.37 acres. The applicant is proposing 
approximately 18,000 square feet of office / flex space development. The subject 
properties have a Future Land Use Designation of General Commercial (GC) and is
located in the General Commercial (C-3) Zoning District. A Pre-Application meeting with 
the City of Fort Pierce Planning & Zoning staff was held on July 10th, 2024.

North of this property are parcels occupied by a bank and car wash. These parcels are 
located in the General Commercial (GC) Future Land Use and General Commercial (C-
3) Zoning Districts.

To the east of the properties lies the right-of-way of McNeil Road followed by vacant 
undeveloped land. The closest of these vacant parcels is approximately 4.88 acres and 
is located in the General Commercial (GC) Future Land Use and General Commercial 
(C-3) Zoning District. 

To the south of the properties lies Canal No. 38 which is owned by North St. Lucie River 
Water Control District (NSLRWCD). Beyond this is a 1-acre parcel with a Future Land 
Use of Office (OP) and a Zoning Designation of Office Commercial (C-1). Additionally, 
this parcel is surrounded by undeveloped single-family lots. 

Located to the west of the subject site are a number of commercial parcels which are 
occupied by a restaurant, doctors office, and gas station. These parcels fall within the 
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General Commercial (GC) Future Land Use and General Commercial (C-3) Zoning 
District. 

SITE PLAN REQUIREMENTS
Section 125-313. identifies the requirements for a Major Site Plan Application. The 
attached site plan meets all of the requirements of Section 125-313.

SITE PLAN SUFFICIENCY CHECKLIST
Most of the items required for site plan approval are included as part of this submittal.

1. This application is being uploaded electronically through fortpierce-
energovweb.tylerhost.net 

2. Because this is a formal submittal of the site plan application, a written response 
has not been included. 

3. Renderings of on-site signage will be provided prior to Planning Board approval.

Based on the above and attached information, the applicant respectfully requests 
approval of the proposed application.

Z:\EDC-2024\24-158 - Mason - 2591 McNeil Road Flex\ENGINEERING\Documents\Submittal Documents\Justification Statement\2024-08-15_Mason_THE_DISTRICT_Narrative.docx
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CAPACITY ANALYSIS

I. Site Data:

Existing Use Future Land Use Zoning

North

South

East

West

Future Land 
Use

Zoning
Classification

Maximum Intensity
Residential: Dwelling Units per 
Acre
Other: Square Footage

Total 
Acreage

Flood Zone

Current

**Proposed N/A

II. Public Facilities Information:

A. Potable Water:
Average Use Residential: 100 gallons per day per person (du x 2.6= persons x 100 gpd = 

demand)
Other: 0.125 gallons per day per square foot

Demand Analysis Maximum
Current Zoning/FLU          Total gallons per day
**Proposed 
Zoning/FLU

         Total gallons per day

**Change in Demand          Total gallons per day

CONCURRENCY
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B. Wastewater:
Average Use Residential: 100 gallons per day per person (du x 2.6= persons x 100 gpd = 

demand)
Other: 0.1 gallons per day per square foot

Demand Analysis Maximum
Current Zoning/FLU          Total gallons per day
**Proposed Zoning/FLU          Total gallons per day
**Change in Demand Total gallons per day

C. Parks and Recreation (Residential Classifications Only):
(Du x 2.6 = persons + 44,227 = population /LOS)

Park Type LOS
Existing 

Population
Park Demand

Proposed
Population

Park Demand
Change in Demand

Regional 20 acres    per 1,000 people
Urban District 5 acres      per 1,000 people
Community 2.5 acres   per 1,000 people
Neighborhood 1.36 acres per 1,000 people

D. Public Schools (Residential Classifications Only):
Single Family: (du x 0.405 = students/70% K-8/30% High)
Multi-family: (du x 0.207 = students/70% K-8/30% High)

K-8 High
School Name
City
Distance
Current Zoning/FLU Enrollment 
Demand
**Proposed Zoning/FLU Enrollment 
Demand
**Change in Demand

E. Solid Waste: Residential (2 yard serves 15 units, 4 yard serves 30 units, 6 yard serves 45 units, 8 yard 
serves 60 units)
Demand Analysis Maximum
Current Zoning/FLU
**Proposed 
Zoning/FLU
*Change in Demand

F. Stormwater:
Potential increase in volume discharged due to increased impervious coverage, reduced groundwater 
seepage or loss of surface water storage impacting Adopted LOS of 25-year 3-day storm Pre vs. Post 
Runoff (Storm sewers to convey 5 year- 1 day storm event; Canals to convey 3 year – 1 day storm event)
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Impact

III. Transportation Analysis: Complete ITE Trip Generation Form (Attached)

G. Transportation Analysis: Complete ITE Trip Generation Data Form
Most recent ITE Code for use; HCM Roadway Capacity 

AADT AM/PM Peak Hour Trips
Demand Analysis Maximum Maximum
Current Zoning/FLU
**Proposed 
Zoning/FLU
*Change in Demand Trips Trips
Impact to Capacity

IV. Project Description

PHASING  
Is this project (phase) part of a larger project?           [ ] Yes   [ ] No

If yes, enumerate each phase, the number of units or square footage in each phase and 
beginning/completion 
date.
Total Project:  Residential Units:                    Single Family:                                 Multifamily:
                        Non-residential (square footage):
                        Mixed-use (describe use):
(If this is a single phase project, name it Phase I – Total)

RESIDENTIAL DATA

Type Phase Number 
of Units

Acres Expected 
beginning 
date

Expected 
completion 
date

Single-family, detached
Single-family, attached
Multi-family
Other (specify) 
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NON-RESIDENTIAL DATA

Type(s) specify Phase Square 
footage

Acres Expecting 
beginning 
date

Expected 
completion 
date

A. Indicate whether the proposed project will be eliminating any existing recreational facilities.  If yes, detail the number 

and type being eliminated.  [ ] Yes  [ ] No

B. 1. Does this application involve demolition or re-use of any structure(s)? [ ] Yes  [ ] No

If yes, what is the size of the structure(s) to be demolished or re-used? ________________________

2. What is the current use of the structure to be demolished or re-used? _________________________

3. Are you claiming trip credits for the demolition or re-use of a structure(s) at the site? [ ] Yes [ ] No 

If yes, provide estimates of credits for each previous use at the site. (Attach sheet with calculations)

C. Exemptions Requested:

** Complete section if requesting a change in zoning, future land use, or expanding 



Context Photos – Neighborhood 

. 



Context Photos – Subject Property

 

The subject site is undeveloped. As such context photos of the property are not included.  



1

D E S I G N R E V I E W

Property address or Location

Parcel ID #(s)

Project description

Property Owner(s) Applicant/Representative, Title, Company

StreetAddress StreetAddress

City State Zip City State Zip

Phone Number PhoneNumber

Email Address Email Address

Property Owner(s) Acknowledgements: - This application will not be considered complete without the signature of all property owners of record, which shall 
serve as an acknowledgement of the submission of this application. The property owner's signature below shall also authorize the Applicant (if other than
the property owner) and/or Representative to act in his/her behalf for the purposes of seeking approval for the application described herein. The undersigned 
consents to inspection and photographing of the subject property by the Planning staff for purposes of consideration of this Application and/or presentation to 
the Planning Board and City Commission.

Property Owner(s) Signature(s)

APPOINTMENTS ARE REQUIRED FOR APPLICATION SUBMITTALS
CALL 772.467.3737 OR E-MAIL PLANNING_DL@CITYOFFORTPIERCE.COM

For more information, please refer to the website:
https://www.cityoffortpierce.com/971/Application-Submittal-for-Technical-Revi

Property Information
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Mason Development & Construction
Attn: Craig R. Mason
224 Chimney Corner Lane
Jupiter, FL 33458

VIA Email: cmason@masondc.com

Reference: Environmental Assessment
3.29 acres - McNeil Rd
St. Lucie County, Florida

Parcel ID Parcel Address Acreage
2419-244-0035-000-6 2591 McNeil Rd 0.46
2419-241-0001-010-7 McNeil Rd 2.
Total Acres:

Dear Mr. Mason, 

EDC, Inc. (EDC) has completed this Environmental Assessment (EA) for the above referenced 
property. The purpose of this evaluation was to conduct a review of the above listed parcels by 
means of site visit, review of available aerial photography, listed species review, review of soil 
resources, and review of environmental regulations pertaining to this parcel.

The following report details the findings of our on-site and desktop investigations of the properties 
as they pertain to St. Lucie County land developmental review regulations.  

Please contact the undersigned if you have any questions regarding this report.

Respectfully submitted,
EDC, Inc.

Doug Schramm

Doug Schramm
Environmental Scientist
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ENVIRONMENTAL ASSESSMENT

Parcel ID’s:
2419-244-0035-000-6 
2419-241-0001-010-7

2591 McNeil Rd – 3. acres
St. Lucie County, Florida

Date: December 22, 2023
Project # 23-380

Prepared For:
Mason Development & Construction

Attn: Craig Mason
224 Chimney Corner Lane

Jupiter, FL 33458

Cmason@masondc.com

Prepared By:
EDC, Inc.

10250 SW Village Parkway
Port St Lucie, Florida 34987

(772) 223-5200
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SITE DESCRIPTION:
The subject property evaluated as part of this Environmental Assessment consists of two (2) tax
parcels (Parcel ID # 2419-244-0035-000-6; 2419-241-0001-010-7) comprised a total of 3.
acres. Both parcels are classified by the St. Lucie County Property Appraiser as vacant 
commercial (land use code 1000). The subject property is located on the west side of McNeil Rd
and south of Okeechobee Rd within the municipal boundary of the City of Ft. Pierce, FL. The 
subject property has a Future Land Use designation of General Commercial (GC) and a zoning 
designation of General Commercial (C-3). The subject property is further located within Section 
19, Township 35 South and Range 40 East, Ft. Pierce, Saint Lucie County. 

This environmental assessment was completed as a precursor to permitting and review by 
governmental agencies as an applicable document for the supporting information associated with 
a building permit or land development application. EDC, Inc. staff visited the property on 
December 19, 2023 in order to ascertain the status and composition of any critical habitats, such 
as wetlands and native uplands that may be onsite.

VEGETATION:
It is the opinion of EDC that the subject property does contain native upland habitat associations.
The historical land uses the on the subject property are not consistent with the surrounding area
being dominated by commercial practices including a restaurant, car wash, and bank. The larger
property has primarily been vacant and the smaller property appears to have been once utilized
as a single-family dwelling in the 1990’s and to mid-2000’s. Since the mid-2000’s and beyond,
the dwelling unit has been demolished and no further development has occurred on the property.
The smaller property is dominated by a combination of Live Oaks, Pine Trees and cabbage Palms
and exotic vegetation. The larger property has remained cleared with the only development
activity consisting of the excavation of the excavation of a dry retention area at the SW portion of
the property.

The upland habitat associations were determined via onsite analysis and classified according to 
the Florida Cooperative Land Cover (CLC) System developed by the Florida Fish and Wildlife 
Conservation Commission (FWC). The CLC incorporates classifications used by FWC, Florida 
Land Use Cover Classification (FLUCCS), and Florida’s water management districts. The 
following FLUCCS codes were identified onsite; Exotic Plants, 1112 Mixed Hardwoods, 1810 
Mowed grass, 4220 Ditch/Artificial Stream, and 3250 Stormwater treatment area. Please refer to 
the attached Florida CLC map for the approximate location of the habitat(s) delineated onsite.

Common Name Species Name
Slash Pine Pinus elliottii
Sabal Palm Sabal palmetto
Live Oak Quercus virginiana
Brazilian Pepper** Schnius terebinthifolia
Carrotwood** Cupaniopsis anacardioides
Cogon Grass** Imperata cylindrica
*Nuisance Vegetation
**Exotic/Invasive Vegetation

Table 1: This table lists a representative sample of vegetative species observed 
during the site visit.
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Exotic Plants (7000): Upland and wetland areas dominated by non-native trees that were planted 
or have escaped and invaded native plant communities. These exotics include melaleuca, 
Australian Pine, Brazilian Pepper, and eucalyptus. This class includes sites known to be 
vegetated by non-native but for which the actual species composition could not be determined.

Mixed Hardwoods (1112): This is a hardwood community in which no single species or species 
group appears to achieve a 66 percent dominance of the canopy. This class of hardwoods 
includes any combination of large and small hardwood tree species none of which can be 
identified as dominating the canopy. (FLUCCS) This classification is the only native plant 
association on the property.

Mowed Grass (1810): These are non-urban upland communities where the predominant 
vegetative cover is very low growing grasses and forbs. This very early successional category 
includes all sites with herbaceous vegetation during the time period between bare ground, and 
the shrub and brush stage. It also includes areas that may be maintained in this stage through 
periodic mowing, such as along dikes or levees.   

Ditch/Artificial Stream (4220): Aquatic community of an artificial waterway constructed for 
drainage or irrigation of adjacent lands. Water levels either fluctuate in response to variations in 
precipitation and groundwater levels, or water levels are artificially controlled. The sides of ditches 
are often vegetated, with grasses and sedges usually dominant. (NYNHP)

Stormwater Treatment Area (3250): Impoundments constructed primarily to retain or treat 
stormwater. 

WETLAND DELINEATION:
According to aerial photographs and site visit, it appears that there are no State jurisdictional 
wetlands on site. Based on the State definition, a wetland consists of three components: 1) hydric 
soils, 2) wetland plants, and 3) hydrologic indicators. The property did not have an area that met 
the state definition and thus EDC did not delineate a wetland on the property.   

WILDLIFE EVALUATION:
EDC, Inc. conducted a pedestrian survey throughout the property to investigate for the presence 
of any plant or animal listed species that are protected by a State or Federal agency. No gopher 
tortoises (a State of Florida protected species), their burrows, or signs (tracks, feces, etc.) were 
observed onsite.    

No other state or federally listed plant/animal species or their critical habitat(s) were observed on
site.

SOIL COMPOSITION:
Based on a review of the U.S. Department of Agriculture (USDA) Web Soil Survey the site is 
composed of typical regional soils including the following soil series: 

Nettles Sand- is a poorly drained, nearly level soil found in areas of broad flatwoods. Typically 
the surface layer is 11 inches thick. Black sand comprises the upper 5 inches, very dark gray 
sand in the next three inches and dark gray sand in the lower 3 inches. Subsurface layer is light 
gray sand 22 inches thick. The water table is typically at a depth of 10 inches for 2 to 4 months 
during wet seasons, and at a depth of 10 to 40 inches for 6 months of longer in most years. Natural 
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vegetation includes slash pine, cabbage palm, saw palmetto, wax myrtle, inkberry, fetterbush, 
creeping bluestem, chalky bluestem, Florida threeawn, and pineland threeawn. This soil has 
severe limitations for cultivated crops unless water control and other food management practices 
are provided. This soil has potential for improved pasture grasses and high potential for dwellings 
without basements, small commercial buildings, and roads.

Oldsmar Fine Sand, Depressional- This soil is in wet depressions in the flatwoods and the soil 
is often ponded for six to nine months. The potential for cultivation is low without aggressive water 
management. Oldsmar sand is sandy, siliceous, poorly drained and slowly permeable sand. 
These soils are nearly level and found in broad areas of flatwoods and wet depressional areas. 
In most years the water stands above the surface for 6 to 9 months or more. These soils are 
saturated for long periods during the wet season. Natural vegetation includes sand weed, 
stillingia, longleaf threeawn, maidencane and sand cordgrass. The most common grasses are 
Florida threeawn and pineland threeawn. Water control measures are necessary to overcome 
excessive wetness. The potential for cultivation is low without aggressive water management. 
The soil is well suited for pasture and hay crops.

Wabasso Sand, 0 to 2% - This soil is a nearly level, poorly drained soil in broad open areas of 
the flatwoods. The surface layer is sand about 8 inches thick. The upper 4 inches is black and the
lower 4 inches is dark grey. The water table is typically at a depth of less than 10 inches for 1 to 
4 months during the wet season, and at a depth of 10 to 40 inches for 6 to 9 months in most 
years. Natural vegetation is slash pine, cabbage palm, saw palmetto, running oak, inkberry and 
fetterbush. Common grasses are threeawn and bluestem. The soil has severe limitations for 
cultivated crops and citrus due to wetness. The soil has high potential for dwellings without 
basements, small commercial buildings, local roads and streets.

CITY OF FORT PIERCE: 
The following section references the City of Fort Pierce Land Development Code that apply to the 
subject property. As part of the local approval process, the applicant will be required to comply 
with the below items.

The regulation will be quoted in black; interpretation and consultation will be will be in red.

Sec. 123-64. - Permit required.
(a) Tree removal permit. No person shall, directly or indirectly, cut down, substantially alter,

destroy, remove, relocate, damage or authorize any such act involving a protected tree
situated on land within the city, without first obtaining a tree removal permit. But the
following activities may be done without applying for a permit:

Before further land clearing activities commence, a Tree Removal Permit must be obtained from 
the City of Fort Pierce. This will require the applicant to mark and locate any tree that is protected 
by the City of Ft. Pierce. The includes measuring the trees according to diameter at breast height 
(DBH) and creating a tree mitigation plan (if necessary). It should be noted that EDC did observe 
trees that would fit the definition of “protected” by the City of Ft. Pierce land development code. 

Sec. 107-6. - Design requirements.
(a) Grading, erosion control practices, sediment control practices, and waterway crossings

shall be adequate to prevent transportation of sediment from the site to the satisfaction of
city engineer. Cut and fill slopes shall be no greater than 4:1 to meet city environmental
objectives.
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(b) Clearing and grading of natural resources, such as forests and wetlands, shall not be
permitted, except when in compliance with all other chapters of this Code and other
agency permits. Clearing techniques that retain natural vegetation and drainage patterns
shall be implemented to the satisfaction of the city engineer.

(c) Clearing, except that necessary to establish sediment control devices, shall not begin until
all sediment control devices have been installed and have been stabilized.

In addition to a Tree Removal Permit, a Sediment and Erosion Control Plan must be established. 
This plan should identify control measures, and sensitive habitat (GopherTortoises) that may be 
affected

SUMMARY:
The subject property evaluated as part of this Environmental Assessment consists of two (2) tax
parcels (Parcel ID # 2419-244-0035-000-6; 2419-241-0001-010-7) comprised of 3. acres. The
property is classified by the St. Lucie County Property Appraiser as Commercial Class I (land use
code 1000). The subject property is located on the west side of McNeil Rd and south of
Okeechobee Rd within the City of Ft. Pierce, FL. The subject property has a Future Land Use
designation of General Commercial (GC) and a zoning designation of General Commercial (C-3).

EDC, Inc. staff visited the property on December 19, 2023 in order to ascertain the status and
composition of any critical habitats, such as wetlands and native uplands that may be onsite.

It is the opinion of EDC that the subject property does contain native upland habitat.

The following FLUCCS codes were identified onsite; 7000 – Exotic Plants, 4220 – Ditch/Artificial 
Stream, 1112 – Mixed Hardwoods, 1810 Mowed Grass, and 3250 – Stormwater Treatment Areas.

According to aerial photographs and site visit, it appears that there are no State jurisdictional
wetlands on site.

One dry retention/detention area was located at the southwest corner of the larger subject 
property. Based off of historical imagery, the retention/detention area was created in 2004 and 
later in 2014 additional development activity occurred to the drainage system. Per the South 
Florida water Management District Environmental Resource Standard Permit No. 56-02366-P-
02, there are four separate parcels that are part of the common surface water management 
system to serve the entire site. The smaller single-family site was not included in the design of 
the stormwater management system (See attached SFWMD ERP). It appears the parcel is 
currently in compliance with the permit, but a modification to the parcel will require a modification 
to the permit.    

A Tree Inventory and/or survey will be required prior to obtaining a Vegetation Removal Permit. 
Trees with DBH of 14 inches or greater are protected and will require mitigation if the site plan 
requires for removal of all native trees.

It is the professional opinion of EDC that approximately .50 acre of cropland/pasture is located 
onsite. In addition, trees meeting the “protected trees” criteria for the City of Fort Pierce were 
observed onsite.
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EDC, Inc. conducted a pedestrian survey throughout the property to investigate for the presence 
of any plant or animal listed species. No gopher tortoises, their burrows, or signs (tracks, feces, 
etc.) were observed onsite.  

No other state or federally listed plant/animal species or their critical habitat(s) were observed on 
site.
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Renderings of Signs

Renderings of Signs will be provided prior to Board Approval.  
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TRAFFIC IMPACT ANALYSIS

For 

Prepared By: Deanna Foriere, EI 

Engineering Design & Construction, Inc. 
10250 SW Village Parkway, Suite 201 

Port St. Lucie, FL 34987 
Board of Professional Engineers Certificate of Authorization Number 9935 

, P.E.  Date 
#
10250 SW Village Parkway, Suite 201

This document has been digitally signed and sealed by Steven G.
Frink, PE #95595, on August 15, 2024.

Printed copies of this document are not considered signed and
sealed and the the signature must be verified on any electronic copy.
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Introduction:

Engineering Design & Construction has completed a traffic statement and impact analysis for the 
proposed Commercial Parcel, located on McNeil Rd a two-lane  un-divided collector road, 
approximately 739 LF south of the intersection of Okeechobee Rd, a four-lane divided principle 
arterial road. See the attached Location Map in Appendix A.  

The purpose of this study is to determine the proposed project�s impact on the surrounding traffic 
and roadway level of service. This analysis follows the guidelines set forth in the Standard Traffic 
Impact Studies (TIS) Methodology and Procedures created by St. Lucie TPO, along with the City 
of Fort Pierce code section 105-5(f). 

Project Description 

The project is located on 2 parcels 2419-241-0001-010-7 and 2419-244-0035-000-6 with a total 
area of 3.19 AC. The proposed project consists of a 2 flex space buildings one 9,500 SF and the 
second 8,500 S.F. With the buildings being proposed flex space the assumption of 20% office 
and 80% warehouse was assumed for building breakdown. Please see Appendix B for the 
proposed site plan. There is one proposed access point to this property on McNeil Rd which would 
allow left and right turn access into the site. 

Existing Condition

McNeil Rd has a current posted speed of 30 mph and is a two-lane un-divided collector road. The 
intersection of Okeechobee Rd and McNeil does provide a median divided right turn lane to 
access McNeil Rd. All existing traffic was collected from the St. Lucie TPO Traffic Counts and 
Level of Service Report Fall(2023/2024).  
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Trip Generation:
To properly estimate the trip generation the Institute of Traffic Engineers� (ITE) Report, Trip 
Generation (11th edition) was used to produce Daily Average, A.M Peak, and P.M. Peak. The 
proposed development is a combination of two uses, 14,400 S.F. � Warehouse (ITE Code: 150) 
and  3,600 S.F.-Office (ITE code:710)  

 

Internal Capture
This project contains no internal capture 

Pass by Trip Capture
The pass-by trip capture rate is 0 

Traffic Distribution
Traffic Distribution and assignment was determined using engineering judgement, trip lengths, 
surrounding uses and review of the roadway network. The general distribution can be seen below. 
A detailed distribution map is attached in Appendix C.  

North =94% 
South =6% 

IN OUT IN OUT TOTAL
Warehouse 150 14400 S.F. T=1.58(X/1000)+38.29 50% 50% 31 31 61

Office 710 3600 S.F. Ln(T)=0.87Ln(X)+3.05 50% 50% 32 32 64
63 63 125

IN OUT IN OUT TOTAL
Warehouse 150 14400 S.F. T=0.11(X/1000)+28.55 65% 35% 19 11 30

Office 710 3600 S.F. Ln(T)=0.86Ln(X/1000)+1.16 88% 12% 8 1 10
27 12 40

IN OUT IN OUT TOTAL
Warehouse 150 14400 S.F. T=0.15(X/1000)+20.47 24% 76% 5 17 23

Office 710 3600 S.F. Ln(T)=0.83Ln(X/1000)+1.29 18% 82% 2 9 11
7 26 33

WEEKDAY: P.M. PEAK HOUR TRIPS

Land Use
ITE
Code

Intensity Units Trip Generation Rate Directional Split Gross Trips

Intensity Units Trip Generation Rate
Directional Split Gross Trips

TOTAL:

TOTAL:

TOTAL:

THE DISTRICT FLEX SPACE
Institute of Transportation Engineers: Trip Generation, 11th Edition

WEEKDAY: DAILY AVERAGE

Land Use
ITE
Code

Intensity Units Trip Generation Rate
Directional Split Gross Trips

WEEKDAY: A.M. PEAK HOUR TRIPS

Land Use
ITE
Code
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Turn Warrant
Driveway volumes were analyzed to determine if a turn lane was warranted for the driveway into 
the site. Since McNeil is 30mph and there are less than 80 turns into the driveway it can be 
concluded that a turn lane is not warranted. Please find the traffic distribution map to see 
driveway volumes. 

Conclusion
In conclusion the proposed development on the 3.19 AC commercial site located on McNeil Rd. 
will produce 125 daily trips with 40 AM Peak Hour Trips, and 33 PM Peak Hour Trips. Analysis of 
the distribution of trips, LOS analysis and access volumes is attached. The AM Peak Hr trips were 
utilized in those calculations for worst case scenario. EDC, believes this development will have 
no negative impacts on surrounding roads. 
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Appendix A � Location Map
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Appendix B � Site Plan
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Appendix C Trip Distribution
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Appendix D � LOS Analysis
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ROW Segment From To
LOS

Service
Capacity

Year Data
Collected

Peak Hr
Service
Capacity

Exist Peak
Hr Peak
Direction

Growth
Rate *

5yr
(2029)
Future

Peak Hour

Adopted
LOS

Currently
Exceeded?

Peak Hr
Project
Volumne

% project of
LOS

Capacity

Total
Peak Hr
Volumne

Adopted
LOS to be
Exceeded

25th Bell Ave Edwards Rd C 2024 2100 1261 2% 1387 NO 1 0% 1388 NO
25th Okeechobee Rd Georgia Ave D 2024 1630 1133 2% 1246 NO 1 0% 1247 NO
25th Georgia Ave Delaware Ave D 2024 1630 1133 2% 1246 NO 1 0% 1247 NO

Edwards Rd McNeil Rd Selvitz Rd F 2024 700 742 2% 816 YES 1 0% 817 YES
Edwards Rd Selvitz Rd 25th St C 2024 880 711 2% 782 NO 1 0% 783 NO
Edwards Rd 25th Sunrise Blvd D 2024 1630 747 2% 822 NO 1 0% 823 NO
FL Turnpike Port St Lucie Blvd Okeechobee Rd C 2023 7500 4400 2% 4928 NO 3 0% 4931 NO

I 95 Midway Rd Okeechobee Rd D 2018 5500 5004 2% 6105 YES 8 0% 6113 YES
I 95 Okeechobee Rd Orange Ave B 2020 7320 2804 2% 3309 NO 8 0% 3317 NO

Kings Hwy Okeechobee Rd Crossroads Pkwy C 2023 880 472 2% 529 NO 1 0% 530 NO
Kings Hwy Crossroads Pkwy Graham Rd C 2023 700 472 2% 529 NO 1 0% 530 NO
Kings Hwy Graham Rd Picos Rd C 2023 700 361 2% 404 NO 1 0% 405 NO
Kings Hwy Picos Rd Orange Ave C 2023 880 361 2% 404 NO 1 0% 405 NO
McNeil Rd Okeechobee Rd Kirby Loop Rd C 2023 790 345 2% 386 NO 26 3% 412 NO
McNeil Rd Kirby Loop Rd Edwards Rd D 2023 540 345 2% 386 NO 2 0% 388 NO

Okeechobee Rd McCarty Rd FL Turnpike B 2020 3240 401 2% 473 NO 1 0% 474 NO
Okeechobee Rd FL Turnpike Kings Hwy C 2020 2100 401 2% 473 NO 4 0% 477 NO
Okeechobee Rd Kings Hwy Crossroads Pkwy C 2020 4240 1058 2% 1248 NO 6 0% 1254 NO
Okeechobee Rd Crossroads Pkwy I 95 C 2020 4240 1282 2% 1513 NO 6 0% 1519 NO
Okeechobee Rd I 95 Jenkins Rd C 2020 4240 2082 2% 2457 NO 20 0% 2477 NO
Okeechobee Rd Jenkins Rd McNeil Rd C 2020 4040 2082 2% 2457 NO 6 0% 2463 NO
Okeechobee Rd McNeil Rd Virginia Ave C 2020 3170 1550 2% 1829 NO 3 0% 1832 NO
Okeechobee Rd Virginia Ave Hartman Rd C 2023 2100 681 2% 763 NO 3 0% 766 NO
Okeechobee Rd Hartman Rd 35th St C 2023 1630 681 2% 763 NO 3 0% 766 NO
Okeechobee Rd 35th St 33rd St D 2023 1630 813 2% 911 NO 3 0% 914 NO
Okeechobee Rd 33rd 25th St D 2023 1630 813 2% 911 NO 2 0% 913 NO

Selvitz Rd Glades Cut Off Rd Edwards Rd D 2024 790 765 2% 842 YES 1 0% 843 YES
Virginia Ave 35th St 25th St C 2020 3020 1125 2% 1328 NO 3 0% 1331 NO
Virginia Ave Okeechobee Rd Hartman Rd C 2020 3020 1116 2% 1317 NO 3 0% 1320 NO
Virginia Ave 35th St Hartman Rd C 2020 3020 1116 2% 1317 NO 3 0% 1320 NO

Trip Distribution & Level of Service (AM Peak Hour)

*Growth rate was collected through St Lucie TPO traffic system. A minimum of 2% is used

ROW Segment From To
LOS

Service
Capacity

Year Data
Collected

Peak Hr
Service
Capacity

Exist Peak
Hr Peak
Direction

Growth
Rate*

5yr
(2029)
Future

Peak Hour

Adopted
LOS

Currently
Exceeded?

Peak Hr
Project
Volumne

% project of
LOS

Capacity

Total
Peak Hr
Volumne

Adopted
LOS to be
Exceeded

25th Bell Ave Edwards Rd C 2024 2100 1295 2% 1425 NO 1 0% 1426 NO
25th Okeechobee Rd Georgia Ave D 2024 1630 1105 2% 1216 NO 1 0% 1217 NO
25th Georgia Ave Delaware Ave D 2024 1630 1105 2% 1216 NO 1 0% 1217 NO

Edwards Rd McNeil Rd Selvitz Rd F 2024 700 718 2% 790 YES 1 0% 791 YES
Edwards Rd Selvitz Rd 25th St C 2024 880 702 2% 772 NO 1 0% 773 NO
Edwards Rd 25th Sunrise Blvd D 2024 1630 747 2% 822 NO 1 0% 823 NO
FL Turnpike Port St Lucie Blvd Okeechobee Rd C 2023 7500 4400 2% 4840 NO 2 0% 4842 NO

I 95 Midway Rd Okeechobee Rd D 2018 5500 4063 2% 4469 NO 7 0% 4476 NO
I 95 Okeechobee Rd Orange Ave B 2020 7320 2804 2% 3084 NO 7 0% 3091 NO

Kings Hwy Okeechobee Rd Crossroads Pkwy C 2023 880 371 2% 408 NO 1 0% 409 NO
Kings Hwy Crossroads Pkwy Graham Rd C 2023 700 371 2% 408 NO 1 0% 409 NO
Kings Hwy Graham Rd Picos Rd C 2023 700 324 2% 356 NO 1 0% 357 NO
Kings Hwy Picos Rd Orange Ave C 2023 880 324 2% 356 NO 1 0% 357 NO
McNeil Rd Okeechobee Rd Kirby Loop Rd C 2023 790 345 2% 380 NO 25 3% 405 NO
McNeil Rd Kirby Loop Rd Edwards Rd D 2023 540 345 2% 380 NO 1 0% 381 NO

Okeechobee Rd McCarty Rd FL Turnpike B 2020 3240 401 2% 441 NO 1 0% 442 NO
Okeechobee Rd FL Turnpike Kings Hwy C 2020 2100 401 2% 441 NO 3 0% 444 NO
Okeechobee Rd Kings Hwy Crossroads Pkwy C 2020 4240 1058 2% 1164 NO 5 0% 1169 NO
Okeechobee Rd Crossroads Pkwy I 95 C 2020 4240 1282 2% 1410 NO 5 0% 1415 NO
Okeechobee Rd I 95 Jenkins Rd C 2020 4240 2082 2% 2290 NO 19 0% 2309 NO
Okeechobee Rd Jenkins Rd McNeil Rd C 2020 4040 2082 2% 2290 NO 5 0% 2295 NO
Okeechobee Rd McNeil Rd Virginia Ave C 2020 3170 1550 2% 1705 NO 2 0% 1707 NO
Okeechobee Rd Virginia Ave Hartman Rd C 2023 2100 681 2% 749 NO 2 0% 751 NO
Okeechobee Rd Hartman Rd 35th St C 2023 1630 681 2% 749 NO 2 0% 751 NO
Okeechobee Rd 35th St 33rd St D 2023 1630 813 2% 894 NO 2 0% 896 NO
Okeechobee Rd 33rd 25th St D 2023 1630 813 2% 894 NO 1 0% 895 NO

Selvitz Rd Glades Cut Off Rd Edwards Rd D 2024 790 765 2% 842 YES 1 0% 843 YES
Virginia Ave 35th St 25th St C 2020 3020 1125 2% 1238 NO 2 0% 1240 NO
Virginia Ave Okeechobee Rd Hartman Rd C 2020 3020 1116 2% 1228 NO 2 0% 1230 NO
Virginia Ave 35th St Hartman Rd C 2020 3020 1116 2% 1228 NO 2 0% 1230 NO

*Growth rate was collected through St Lucie TPO traffic system. A minimum of 2% is used

Trip Distribution & Level of Service (PM Peak Hour)
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Appendix E � Supporting Documents





















Engineering Design & Construction, Inc. 10250 SW Village Parkway, Suite 201, Port Saint Lucie, FL 34987      772-462-2455 www.EDC-Inc.com

July 30, 2024

Craig Mason
Mason Development and Construction
880 Jupiter Park Drive, Ste 10
Jupiter, FL 33458

VIA Email: cmason@masondc.com

Reference:    Tree Report 
2591 McNeil Road – 3.37ac. 
Parcel IDs # 2419-241-0001-010-7, 2419-244-0035-000-6 

  St. Lucie County, Florida

Prepared by: Anthony A. Adams
International Society of Arboriculture Certified Arborist FL-9472A

Certification of Performance

I, Anthony A. Adams, certify to the best of my knowledge, and abilities:

That I have personally inspected the tree(s) and or the property referred to in this report.

That it is my professional opinion, that the following report is true, and the conclusions and results stated 
are correct based on the information received about the property evaluated and the evaluation methods 
followed.

That the reported analyses, opinions, and conclusions are only limited by the reported assumptions, 
methods and limiting conditions and my personal, unbiased professional analyses, opinions and 
conclusions.

That EDC, Inc. acts as an independent tree, and environmental consultant. 

That this Report, or parts of this Report, have not been revealed to any party other than the Client named 
and will not be revealed to any other party unless authorized to do so by Client named or by due process 
of law or by legally required public testimony by this firm of these results.

This report is written in good faith and all rights are reserved by EDC, Inc. It is for use by the client named 
only.

Signature:      Date:  07/30/2024   
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REPORT

I. Introduction

This Report is written for Craig Mason of Mason Development and Construction. It is 
based on information obtained from the site visit(s), to provide and assign values to the 
trees located on the subject property. This subject property is currently vacant. Site 
visits to review the trees were performed on July 30, 2024.

II. Property Involved

The subject property evaluated as part of this Tree Report consists of two (2) tax 
parcels, Parcel #2419-241-0001-010-7, and 2419-244-0035-000-6 totaling 3.37ac. The 
subject property is located south of Okeechobee Road, just west of McNeil Road, in 
Fort Pierce, Florida. The subject property is further located within Section 19, Township 
35 South and Range 40 East.

III. Data Collection

The property/trees were evaluated by site visit to determine environmental conditions. 
This appraisal is based on value of subject as per ISA “Rule 14-40.030, Florida 
Administrative Code”. See Appendix A for full tree data.

IV. Limiting Conditions

This “Arboriculture Report” includes only the listed trees, landscape conditions in the 
immediate area where the tree is located, and conditions caused by or attributable to 
the trees on this property. 

Limits of the Assignment

1. This report is not intended as and does not represent legal advice and should 
not be relied upon to take the place of such advice.

2. This report is limited to documenting the condition of the tree on the dates given. 
Care has been taken to obtain all information from reliable sources. All data has 
been verified insofar as possible; however, the consultant can neither guarantee 
nor be responsible for the accuracy of information provided by others.

3. Loss or alteration of any part of this report invalidates the entire report.

4. Sketches and photographs used in this report are intended as visual aids only 
and are not necessarily to scale.
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V. Discussion

There is a total of twenty-seven (27) native trees on the subject parcel that meet City of 
Fort Pierce requirements for mitigation. The break-down by species is as follows:

Cabbage Palms: 12    
 Oak spp.:  14  Slash Pines:  1   

VI. Conclusions and Recommendations

Values are calculated for trees 14” D.B.H and greater as per City of Fort Pierce code. 

Formula(s) used:   
Trees
(Total D.B.H. Inches)   x ($250)  = Mitigation Costs - Tree Removal

Palms
(Total # of Palms)    x ($250)   = Mitigation Costs - Palms

Trees =  (468.8in.) x  x $250 =  $117,200.00
Palms =  (12)     x $250 =  $3,000.00    

                             Max. Mitigation Cost =  $120,200.00 fee

The calculated fee of $120,200.00 is the **maximum** amount of tree mitigation fee that 
is possible – if every tree on the subject parcel was to be cleared.

Alternatively, the site planner can use the information in this report to avoid impacts to 
high-value trees, and preserve other trees in order to reduce mitigation costs to zero.  

For reference, a 15” tree costs $3,750 to mitigate if fully removed. 

Please see attached Tree Location Map and Tree Table in Appendix A. 

This Report, or parts of this Report, have not been revealed to any party other than the Client named and will not be revealed to any 
other party unless authorized to do so by Client named or by due process of law or by legally required public testimony by this firm 

of these results.

This report is written in good faith and all rights are reserved by EDC, Inc. It is for use by the client named only.
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Appendix A
Tree Location Map & Table




